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SUMMARY 
 
A request by Lutheran Senior Services for approval of a variance from Section 24-35 
of the City Code and Council Policy Resolution 48-06A relating to the construction of 
sidewalks along arterial and collector street frontages and unimproved streets.  The 
subject site is the location of the Lenoir Woods Retirement Center which is currently 
under redevelopment and located southeast of the US 63/New Haven interchange and 
north of Roosevelt Avenue.  (Case # 12-136) 
 
DISCUSSION 
 
Lutheran Senior Services is seeking a variance from Section 24-35 of the City Code and 
Council Policy Resolution (PR) 48-06A relating to sidewalk construction along the 
roadway frontages that the Lenoir Woods Retirement Community abuts.  Section 24-35 
requires sidewalks be installed on all collector and arterials street frontages as a 
condition of obtaining a certificate of occupancy for new building construction.  PR 48-
06A specifies provisions for construction of sidewalks along unimproved streets.  The 
subject site is bounded on the north, west, and south by arterial or collector roadways 
each of which is consider unimproved (i.e. lacking curbs and gutters).   
 
The applicant is building a new continuing care retirement center on the subject 
property.  Based on the intended residents of this redeveloped site, the applicant 
believes the installation of sidewalks along the roadway frontages bounding this site are 
not necessary and could compromise the safety of the current as well as future 
residents.  A detailed letter submitted by the applicant is attached expressing the desire 
for the sidewalk variance.  
 
Section 24-35 list seven criteria by which sidewalk variances along arterial and collector 
streets are to be evaluated.  These criteria are as follows: 
 
(1) Pedestrian traffic generators such as parks and schools in the area  

 
The subject site is located to the south of New Haven Elementary School.  Sidewalk 
construction along New Haven Road and Lenoir Street frontages would provide 
access to the school from residential development to the south.  However, a gap in 
this sidewalk would be created due to an existing platted lot between the subject 
site and the intersection of Lenoir Street and New Haven Road, east of the 
interchange.   
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The required sidewalk would connect, at least partially, the Sunset Mobile Home 
Park south of the subject property to the school.  Approximately 50 school-aged 
children reside within this development of which 25 are bussed to the elementary 
school.   
 
While a sidewalk would provide opportunity for these children to walk to school (the 
school is within ½ mile) discussion with Columbia Public Schools (CPS) has 
determined that such activity would likely not be encouraged due to the inability for 
those children to cross New Haven Road.  There is no signalized crossing to 
access the school and there are no plans by CPS to construct one at this time.   
 

(2) The existence of a sidewalk network in the area 
 
The only sidewalk installed at this time is that located to the northwest of the subject 
property surrounding the Courtyard Marriott Hotel to the west of Lemone Industrial 
Boulevard. Additional sidewalk exists to the south of the subject site on the 
improved portion of Discovery Ridge Parkway.   
 
No sidewalk systems exist on the south side of New Haven Road to the east of the 
US 63 interchange and no sidewalks exist on any portion of Lenoir Street or 
Roosevelt Avenue. 
 

(3) The density of current and future development in the area 
 
The primary development pattern surrounding the subject property is industrial to 
the north, research to the east, residential (zoned CP) to the south, and highway to 
the west.  Additional residential development density is unlikely; however, residents 
of the Lenoir Subdivision may find sidewalks along Roosevelt Avenue beneficial 
once the Sunset Mobile Home Park redevelops.   
 
While future residential development may be limited the installation of sidewalks to 
serve the industrial/research park workers located within this area could prove 
valuable.  Currently these pedestrian movements are limited to the existing 
roadways creating potential unsafe vehicular/pedestrian interactions.  
 

(4) The amount of pedestrian traffic likely to be generated by the proposed 
development 
 
The subject site is to be developed with a continuing care retirement community 
(CCRC) designed for an elderly population with varying degrees of mobility and 
cognitive functions.  The proposed site plan for the CCRC shows an extensive 
internal sidewalk system designed to allow for internal movement of residents within 
a safe and controlled environment.   The applicant has no intention, as stated in  
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their attached letter, to encourage the use of a perimeter sidewalk system.   
 
Given this fact that and the fact that the CCRC will not have “families” with children 
it is staff’s opinion that this development will have limited, if any, impact on the 
surrounding area’s pedestrian traffic.   
 

(5) The cost of constructing the sidewalk 
 
The cost of constructing the approximate 4250 feet of sidewalks on the three (3) 
roadway frontages is estimated at $85,000 excluding site preparation/grading work.  
This cost compared to the overall development cost of $9,500,000 is,  in staff’s 
opinion, not significant enough to warrant approval of a variance.   

 
(6) Whether the terrain is such that a sidewalk is physically feasible 

 
The applicant’s engineer indicates that while the site has some topographical 
issues and a creek crossing such issues do not make the installation of the 
sidewalks infeasible.  Addressing these issues would be required to ensure 
compliance with the ADA standards and would be added to the base cost of 
sidewalk construction. 
 

(7) The extent to which trees, ground cover and natural areas would be impacted 
by the sidewalk 
 
The proposed sidewalk would not disturb any existing vegetation of significance 
and would have to cross a single creek.   

 
In addition to the above seven criteria, Council Policy Resolution 48-06A provides 
additional evaluation criteria for the waiver of sidewalk construction on “unimproved” city 
streets.  These criteria are as follows: 
 
 
(1)  The cost of construction the sidewalk relative to the cost of the proposed 

development. 
 
As noted above, the cost of sidewalk installation less grading/site preparation is 
$85,000.  The total project cost is $9,500,000.  Cost of installation compared to 
overall development cost, in staff’s opinion, does not warrant granting the variance. 
 

(2) Whether the terrain is such that sidewalks or walkways are physically feasible. 
 
As noted above, site grading and installation of a bridge crossing will be required to 
make the proposed sidewalks ADA acceptable.  This condition, with the exception of  
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the bridge crossing, are not uncommon for sidewalk installation along other 
roadways.  Minimal natural landscaping will be disturbed if the sidewalks are 
installed. 
 

(3) Whether the sidewalk would be located in developed areas, on a low traffic 
volume local street without sidewalks 
 
The subject site is located along arterial and collector roadways and is surrounded 
predominately by industrial and research-based land uses.  Residential development 
is to the south and northeast of the site.  Sidewalk access from the south would 
provide for pedestrian and vehicle separation;   however, such separation would 
become disconnected at the corner of Lenoir Street and New Haven Road due to an 
existing platted lot not included within the subject site.   
 
This area would be classified as “developing” based on the fact that Sunset Mobile 
Home Park is zoned C-P and the Discovery Ridge Research Park is not fully built 
out.  Sidewalk installation in advance of such build-out could prove valuable; 
however, anticipated reconstruction of the adjoining roadway frontages may require 
future reconstruction of such facilities if installed in advance of the road 
reconstruction activities.  
 

(4) Current or future parks, schools, or other pedestrian generators near the 
development for which a sidewalk or walkway would provide access 
 
There are no additional public improvements slated for construction within the 
adjacent vicinity.  Existing development surrounding the site has the potential of 
employing more persons thereby possibly creating demand for a functional sidewalk 
network.  However, based on the current limited nature of commercial or retail 
options for these persons it is likely that most trips will be made via automobile.   

 
 
Section 4 of the Policy Resolution further provides direction that if the Council agrees 
there is a need for the installation of a sidewalk to protect the public safety and welfare 
that a variance can only be granted if 1) an alternative sidewalk is proposed and 
constructed, or 2) the property owner pays the City for the future construction of the 
sidewalk.   
 
The applicant was asked if an alternative sidewalk location through the development 
would be a possibility.  Staff was informed that such a solution was not possible based 
on the design of the proposed CCRC and the desire for a secured setting for its 
residents.  Instead of providing the alternative sidewalk, the applicant has agreed to pay 
the cost of sidewalk installation ($85,000) to the City.  The applicant proposes paying 
50% of this fee-in-lieu upon approval of the variance and the additional 50% at the start 
of the next phase of construction in either 2013 or 2014.   
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STAFF RECOMMENDATION 
 
Staff recommends approval of the request to grant the sidewalk variance subject to the 
payment of a fee-in-lieu of installation equaling $85,000 payable in two (2) installments 
the first due following Council approval of this request and the second to be made prior 
to the first building permit being issued for Phase 2 construction, anticipated in 2013 or 
2014.   
 
 
 
Report prepared by________________  Approved by___________________ 
 
 






















